ORDINANCE NO. _2249

AN ORDINANCE OF THE CITY OF REDMOND, WASHINGTON,
AMENDING THE REDMOND MUNICIPAL CODE AND THE
REDMOND COMMUNITY DEVELOPMENT GUIDE TQ ADOPT
RESIDENTIAL REGULATIONS, MULTIPLEX REGULATIONS,
RESIDENTIAL ~ ARCHITECTURAL, AND SITE DESIGN
REGULATIONS, COTTAGE HOUSING REGULATIONS, AND
AFFORDABLE HOUSING REGULATIONS APPLICABLE TQ THE
GRASS LAWN NEIGHBORHOOD, AND ESTABLISHING AN
EFFECTIVE DATE.

WHEREAS, the Growth Management Act authorizes the preparation and
adoption of neighborhood plans; and

WHEREAS, the City of Redmond Comprehensive Plan directs the
preparation and adoption of a neighborhood plan for the Grass Lawn Neighborhood; and

WHEREAS, the City of Redmond has prepared the Grass Lawn
Neighborhood Plan, and on December 6, 2004 issued a Determination of Non-
Significance for the policy amendments; and

WHEREAS, the Council-appointed Grass Lawn Neighborhood Citizen
Advisory Committee conducted three to four public meetings per month for six months,
to receive public comments and develop a recommended neighborhood plan; and

WHEREAS, the Planning Commission has conducted two public hearings
and a number of public meetings to receive public comments on the Grass Lawn
Neighborhood Plan proposed by the Grass Lawn Neighborhood Citizen Advisory

Committee; and



WHEREAS, the Planning Commission refined the Plan as proposed by the
Citizen Advisory Committee, and on November 17, 2004 recommended approval of the
Grass Lawn Neighborhood Plan to the Redmond City Council; and

WHEREAS, the City Council has conducted public meetings to review the

Plan and receive public comment; and

WHEREAS, the City of Redmond has adopted findings supporting
adoption of the neighborhood plan and those findings also apply to the development

regulations; and

WHEREAS, the City of Redmond desires to adopt development
regulations to implement the neighborhood plan, NOW, THEREFORE,

THE CITY COUNCIL OF THE CITY OF REDMOND, WASHINGTON,
DO ORDAIN AS FOLLOWS:

Section 1. Amend Cottage Housing Requirements. Section 20C.30.52
Cottage Housing Developments of the Redmond Municipal Code and the Redmond
Community Development Guide is hereby amended to read as shown in Exhibit 1,
attached hereto and incorporated herein by this reference as if set forth in full.

Section 2. New Grass Lawn Neighborhood Regulations. Section
20C.70.25-010 Purpose of the Redmond Municipal Code and the Redmond Community
Development Guide is hereby amended to read as shown in Exhibit 1, attached hereto
and incorporated herein by this reference as if set forth in full,

Section 3. New Grass Lawn Neighborhood Regulations. Section
20C.70.25-020 Residential Development: General Provisions of the Redmond Municipal

Code and the Redmond Community Development Guide is hereby amended to read as
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shown in Exhibit 1, attached hereto and incorporated herein by this reference as if set
forth in full.

Section 4. New Grass Lawn Neighborhood Regulations. Section
20C.70.25-030 Multiplex Housing of the Redmond Municipal Code and the Redmond
Community Development Guide is hereby amended to read as shown in Exhibit 1,
attached hereto and incorporated herein by this reference as if set forth in full.

Section 5. New Grass Lawn Neighborhood Regulations. Section
20C.70.25-040 Residential Architectural and Site Design: General Provisions of the
Redmond Municipal Code and the Redmond Community Development Guide is hereby
amended to read as shown in Exhibit 1, attached hereto and incorporated herein by this
reference as if set forth in full.

Section 6. New Grass Lawn Neighborhood Regulations. Section
20C.70.25-050 Residential Architectural and Site Design Standards of the Redmond
Municipal Code and the Redmond Community Development Guide is hereby amended to
read as shown in Exhibit 1, attached hereto and incorporated herein by this reference as if
set forth in full.

Section 7. Amend Affordable Housing Reguirements. Section

20D.30.10, Affordable Housing of the Redmond Municipal Code and the Redmond
Community Development Guide is hereby amended to read as shown in Exhibit 1,

attached hereto and incorporated herein by this reference as if set forth in full.
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Section 8. Repeal. Section 20D.30.10-020 General of the affordable

housing regulations of the Redmond Municipal Code and Redmond Community

Development Guide are hereby repealed and replaced with Exhibit 1.

Section 9. Duties of the City Clerk. The City Clerk is hereby directed

to file a certified copy of this ordinance, together with the Exhibit 1, with King County.

Section 10.  Effective Date. This ordinance, being an exercise of a

power specifically delegated to the city legislative body, is not subject to referendum, and

shall take effect five days after passage and publication of an approved summary thereof

consisting of the title.

ATTEST/AUTHENTICATED:

3 S MeTT
BONNIE MATTSON, CITY CLERK

APPROVED AS TO FORM:
OFFICE /HWTTORNEY:

FILED WITH THE CITY C
PASSED BY THE CITY COUNCIL
SIGNED BY THE MAYOR:
PUBLISHED:

EFFECTIVE DATE:

ORDINANCE NO._ 2249

C F REDMOND

LS

ROSEMARIE IVES, MAYOR

January 25, 2005

February 1, 2005
February 1, 2005
February 7, 2005

February 12, 2005



EXHIBIT 1 TO ORDINANCE NO. 2249

REVISED AMENDMENTS TO THE REDMOND COMMUNITY DEVELOPMENT
GUIDE

20C.30.52 Cottage Housing Developments.
20C.30.52-010 Purpose.

The purpose of this section is to:

(1) Provide a housing type that responds to changing household sizes and ages (e.g., retirees, smail
families, single person households);

(2) Provide opportunities for ownership of smali, detached dwelling units within a single-family
neighborhood;

(3) Encourage creation of more usable open space for residents of the devefopment through flexibility in
density and lot standards;

(4) Support the growth management goal of more efficient use of urban residential land; and
(5) Provide guidelines to ensure compatibility with surrounding land uses. (Ord. 2126)

20C.30.52-020 Applicability.

Cottage housing developments are allowed in all areas of the City designated Low-Moderate Density
Residential; in_the Willows/Rose Hill Neighborhood and Grass Lawn Neighborhood, and gther areas
when permitted through a neighborhood plan. See RCDG 20C.30.52-060 Supplemental Neighborhood
Requirements for cottage development standards specific to the Willows/Rose Hill neighborhoods. {Ord.
2126)

20C.30.52-030 Cottage Housing Development Size.

Cottage housing developments shall contain a minimum of four and a maximum of 12 cottages located
in a cluster to encourage a sense of community amaong the residents. A development site may contain
more than one cottage housing development. (Ord. 2126)

20C.30.52-040 Special Site Requirements for Cottage Housing Developments.

(1) Density, Lot Coverage, Height, Setback and Parking Reguirements.

{a) Intent. The site requirements chart establishes the basic dimensional requirements for cottages.
Development standards are intended to define design parameters of cottages to achieve
compatibility with adjacent single-family residential uses. For site requirements not specified below
that may apply, see RCDG 20C.30.25-140, Site Requirements Chart and Flexibility, for the R-6
zoning category,
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{b) Requirements — Cottage Housing Developments Site Requirements Chart. . )
[ __|Site Requirement

' Cottages Allowed in Place of Each Standard Single-Family Home Allowed -

by the Density of the Zone' ] Y
[Minimum Lot Frontage (in feet? e 200
-Setbacks for All Structures from Adjacent Property Lines Along the N

) Eg{irﬂgtﬁr of the Site (except front or any public street setback)a' 4 _ 10 e

[Front or any Public Street Setback” e -____ . 15 M.
_IMjnimum Distance Between Structures {including accessory structures)* [ 10
[Maximum Lot Coverage for Structures | 40 percent o
|Maximum Impervious Surface Area B 60 percent B
: M?rjimum Op?n Sp??e | See RCDhﬁniigﬁmmoﬁpL:gtgggée R:aquired
flM%asimym Height for Cottages and Accessory Structures B 18' ooy e o
‘lME?‘[‘I‘}{E‘I Height for Cottages with Minimum Roof Slope of 6:12° | 25 o
[Parking Spaces per Cottage’ | 15 -

" For the purpose of this calculation, fractional values shall be rounded to the nearest whole number (0.5 and
above, round up; below 0.5, round down). In no case shall the number of coltages allowed in place of each standard
sized house exceed two.

For private streets and access corridors serving less than three lots and accessing directly onto a public street,
iot frontage may be reduced to 14 feet,

* When vehicular access to a cottage housing development is from an alley or access corridor, a four-foot
minimum rear setback is allowed.,

Except standard architectural projections up to a maximum of 18 inches in depth and six fest in width, and
eaves up to 1.5 feet.

Front orfentation shall be determined by the lot on which the cottage housing development is located as it
addresses a public street or access corridor.
& All parts of the roof above 18 feet shall be pitched. The maximum height of any portion of the roof, except
chimneys or cupolas, shali not exceed 25 fest anywhere on the site,
” The Technicat Committee may reduce parking requirements based on the applicant’s demanstration of site
specific factors that justify a lowar standard, such as opportunities for transit service or anticipated number of
residents.

(2) Cottage Floor Area.
{a) Intent,

(i) Scale of development. To ensure that the overall size, including bulk and mass of cottage
structures and cottage housing developments, remain smaller and incur tess visual impact
than standard sized single-family dwellings, particularly given the allowed intensity of cottage
dwellings.

(i) Variety. To provide variety in cottage housing developments through a mixture of building sizes
and building footprints.

(b} Requirements.

(i) The total floor area of each cottage shall not exceed either 1.5 times the area of the main floor
or 1,000 square feet, whichever Is less. Attached garages shall be included in the calculation
of total floor area.
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(it) Cottage areas that do not count toward the total floor area calculation are:
(A) Unheated storage space located under the main floor of the cottage.

(B) Architectural projections, such as bay windows, fireplaces or utility closets not greater than
18 inches in depth or six feet in width.

(C) Attached roofed porches.
(D) Detached garages or carports.

(E) Spaces with a ceiling height of six feet or less measured to the exterior walls, such as in a
second floor area under the slope of the roof.

(F) The Code Administrator may approve other exemptions similar in nature provided the
intent of this section is met.

(iii) The maximum main floor area for cottages is 800 square feet. For the purposes of this
calculation, the area of interior stairway may be allocated between floors served.

(iv) A minimum of 40 percent of the cottages and not more than 50 percent shall have main floors
of 700 square feet or less. For example: in a five-cottage development, two of the cottages
would need to have main floors of 700 square feet or less and the other three cottages couid
have main fioors of up to 800 square feet. For fractional numbers, 0.5 and above, round up:
below 0.5 round down.

(v) The total square foot area of a cottage dwelling unit may not be increased. A note shall be
placed on the title to the property for the purpose of notifying future property owners that any
increase in the total square footage of a cottage is prohibited for the life of the cottage or
duration of City cottage regulations.

(3) Required Minimum Open Space.

(a)Intent. The minimum open space requirements are intended to provide a sense of openness and
visual relief in cottage housing developments. Common open space shall provide a centrally
located, focal area for the cottage housing development. The common area shall be outside of wet
stormwater ponds, wetlands, streams, lakes, and sensitive area buffers and on slopes of 10
percent or less and developed and maintained so it is usable for active or passive recreation
activities. Private open space shall provide private area around the individual dweillings to enable
diversity in landscape design.

{b) Requirements.

(i Common open space shall:
(A) Be a minimum of 400 square feet per cottage.
(B) Abut at least 50 percent of the cottages in a cottage housing development.
{C) Have cottages abutting on at least two sides.

(ii) Cottages shall:
(A) Be oriented around and have the main entry from the common open space.
(B) Be within 60 feet walking distance of the common open space.
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(iii) Private open space shali:

(A) Be & minimum of 300 square feet of private, contiguous, usable open space adjacent to
each dwelling unit, for the exclusive use of the cottage resident. it shall be oriented toward
the common open space as much as possible, with no dimension less than 10 feet.

(B)Additionally, cottages shall have a roofed porch at least 80 square feet in size with a
minimum dimension of eight feet on any side.

(4) Parking Location and Screening.

(a) Intent. To ensure minimal visual impact from vehicular use and storage areas for residents of the
cottage housing development as well as adjacent properties, and to maintain a single-family
character along public streets.

{b) Requirements. Parking shall be:
(i) Located on the cottage housing development property,

(i} Screened from public streets and adjacent residential uses by landscaping or architectural
screening.

(iii) Located in clusters of not more than five adjoining spaces.

(iv) Prohibited in the front yard setback area. (See Footnote 5, Cottage Housing Developments
Site Requirements Chart.)

{v) Prohibited within 40 feet of a public street, except: single-loaded parking is allowed in a
maximum 50 foot wide area when set back a minimum of 15 feet from a public street, (See
Figure 1)

{vi) Aliowed between or adjacent to structures only when It Is located toward the rear of the
principal structure and is served by an alley or private driveway.

{vii) A pitched roof design is required for all parking structures. If a parking structure is attached to
a cottage unit, review by the Design Review Board shall be required.

{viii) The Code Administrator may approve other methods provided the intent of this section is met.

(5) Accessory Dwelling Units. RCDG 20C.30.35 provides for accessory dwelling units (ADUs) in
residential areas. For the purposes of this section, additional requirements for ADUs are as follows:

{a) The number of accessory dwelling units (ADUs), either attached or detached, that are permitted in
a cottage housing development shall be based on the underlying density calculation for standard
sized dwellings that would be attributed to that site. For example, if the density calculation for g
site indicates that three standard size homes would be allowed, then three ADUs plus the number
of cottages allowed would be the total number of dwelling units permitted on the site, (For
fractional values of 0.5 and above, round up; below 0.5, round down.)

{b) The size of an accessory dwelling unit shall be subordinate to that of the primary, or coltage
dwelling. For any ADU, the total square footage of the ADU shall not exceed the lasser of (i) 500
square feet or (ii) 40 percent of the total square footage of the primary dwelling unit and the
accessory dwelling unit combined. ADUs attached to a cottage shall count in the 1,000 square feet
maximum floor area. ADUs in a detached structure do not count in the 1,000 square foot
maximum floor area.
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Figure 1. Cottage Housing Parking Requiremants

(c) Accessory dwelling units (ADUs) are allowed in cottage housing developments only when
proposed at the time of initial cottage development application.

{d) Review by the Design Review Board may be required.
(e) Accessory dwelling units are not allowed with cottages in the Willows/Rose Hill Neighborhood.

(6) Community Buildings. A cottage housing development may contain community building(s) that are
clearly incidental in use or size and related to the dwelling units. Such community buildings shall be
located on the same site as the cottage housing development and be commonly owned by the
residents.

(7) Existing Dwellings. An existing detached or attached single-family dwelling that is incorporated into a
cottage housing development as a residence and is nonconforming with respect to the standards of
this section shall be permitted to remain on a site used for a cottage housing development. However,
the extent of the noncompliance may not be increased unless the proposed change is determined by
the Code Administrator to be consistent in character, scale and design with the cottage housing
development. If the existing dwelling meets the requirements of this section with regard to size and is
able to conform to other site standards, it may be counted as a cottage in the density calculation for
the site. If the existing dwelling does not meet the size limitation for a cottage, then it shall count as
one standard size dwelling. (Ord. 2126)
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20C.30.52-050 Neighborhood Meeting.

(1) Intent. The purpose of having neighborhood meetings is to provide residents who live adjacent and
nearby the proposed cottage housing development with opportunities, in addition to those provided in
RCDG Title 20F, to obtain information about the proposal and provide comment on the overall project
design and concept before an applicant expends significant time and resources in developing the
specific site and development features of tha proposal.

{2) Requirements.

{a) The project applicant for a cottage housing development is required to hold a minimum of one
neighborhood meeting. The meeting shall be held early in the permit review process.

{b) Notification of the meeting shall be mailed to property owners within 500 feet of the proposal and a
sign will be posted on site, according to the requirements of RCDG 20F.30.35-020(2), Notice of
Application Requirements of Type |l Review.

(c) The City shall participate in neighborhood meetings. (Ord. 2126)
20C.30.52-060 Supplemental Neighborhood Requirements: Willows/Rose Hill.

(1) Applicability.....

20C.70.25 Grass l.awn Neighborhood Regulations (NEW)

20C.70-25-010 Purpose

The Grass Lawn Neighborhood Plan as described in the Neighborhoods Element of the Comprehensive
Plan, includes goals and poligies fo jmplement the neighborhood's vision Requlations in this Chapter of
the Redmond Community Development Guide are established to implement the goals and policies
described in the Neighborhood Plan. These r lations are designed to accommedate arowth in the
Grass Lawn Neighborhood that is consistent with the City's Comprehensive Plan palicies while promoting
the desired characteristics for the neighborhaod.

20C.70-25-020 Residential Development: General Provisions
(1) Purpose. Residential requlations are established to implement the Grass Lawn Neighborhood

vision and policies, which are designed to:

(a} Ensure that infill development blends with existing residential areas and that the

character of the existing neighborhood is maintained as the area continues to grow.,

(b) Promote variety in the size, type, and price of new dwelling units to enable households of
different ages, sizes, and incomes to live in the neighborhood and promote diversity

within the neighborhood.

c Encourage the construction of cottages and multi-plex {2-4 units) housing t es to

provide more opportunities for housing choices and provide open spaces within

residentjal developments,

{2} References. In addition to the requirements listed below, the following RCDG sections contain
regulations specific to the Grass Lawn Neighborhood:

{a) Cottage Housing Developments: RCDG 20C.30.52
)] Multi-plex Housing: RCDG 20C.30.70
(c) Affordable Housing: RCDG 200.30.10
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20C.70.25-030 Muitiplex Housing.

(1) Purpose. RCDG 20C.30.70 contains requiations on multiplex housing that apply Citywide until
neighborhood plans set the policy on muttiplex housin fer the neighborhood. The followin
requiations take the place of RCDG 20C.30.70 for the Grass Lawn Neighborhood for Single-Family
Urban zones. All multiplex dwelling units in these zones must meet certain criteria and conditions for
location, density, and design to ensure compatibility with the neighborhood. This section contains

those conditions.
2) Applicability,

{a) Duplexes, triplexes, and fourplexes are an allowed use on individual lots in locations designated
Single-Family Urban in the Grass Lawn Neighborhood.

{3) Density. The allowed number of dwelling units for duplexes, triplexes, and fourpiexes shall not exceed
the allowed number of detached single-family dwelling units, exclusive of any other bonuses.

{4) Minimurn Lot Size and Lot Division. The minimum lot size and ot division provisions of RCDG
20C .30.70-030(1) and (2} shall apply.

(5} Design. Multiplex dwelling units and gccessory structures shall have the following design features in
addition to those required by 20C.70.25-040,

itional character and guality of detached single-family dweiling unit by usin
design elements such as single points of entry noticeable from the street, pitched roofs, visible trim
or framing around windows. porches, and chimneys.

(b) Be consistent in height, bulk, scale and stvle with nearby single-family residential uses.

{c) Locate surface parking for multiplex dwelling units in groups of no more than three stails to appear
more consistent with parking for single-family detached dwellings in the area,

(d} Visually separate any parking areas that include more than three stalls from the street or common
areas through site planning, landscaping, or natural screening.

(6) Review and Decision Procedures.

{a) Review and decision for duplexes shall occur through the Type | process.

(b) Review and decision for triplexes and fourplexes shall occur through the Type H process, with the
following modifications:
{i} In addition to the notification requirements and opportunities to provide public comment

as provided in RCDG Title 20F for & Type |l permit, appiications for a triplexes or
fourpiexes shall also be required to conduct a neighborhood meeting.

A, The purpose of having a neighborhood meeting is to provide residents who live
adiacent and nearby the proposed triplex or fourplex with cpportunities to receive
information ut the project and to provide input regarding the consistency of

the proposal with the regulations and on the overall project design before an

applicant expends significant time and resources in developing the specific site
and development features of the proposal,

B. The project applicant for triplexes or fourpiexes is required to hold a minimum of
one neighborhood meeting. The meeting shall be held early in the permit review

RILOCEess.
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cC. Notification of the meeting shall be mailed 1o property owners within 500 feet of
the proposal and a sign will be posted on site, according to the requirements of
RCDG 20F 30.35-020(2), Notice of Application Requirements of Type || Review.

B The City shall participate in neighborhood meetings.

20C.70.25-040 Residential Architectural and Site Design: General Provisions.

1) Purpose. The purpose of this section is to establish residential design standards for building, site. and
landscape design in the Grass Lawn Neighborhood and te guide preparation and review of all
applicable development applications. These desian standards are intended to assist development
applicants in adhering fo the desired form of community desian in the neighborhood as expressed b

oals, policies, and regulations of the Redrmond Communit Development Guide, which inciudes the
Comprehensive Plan. The purpose of the design guidelines is to:

(a) Provide variety and visual interest in new residential development in a manner that is compatible
with the neighborhood character.

{b) Create engaging and active streetscapes through design and vegetation that brings living space
toward the street.

{c} Ensure that dwelling units are of a2 scale and masgs that is proportional to their lot size and location.

{d) Provide for the use of fandscaping to help provide a transition between new and existing

development, to enhance building and site gppearance, and to maintain and enhance the
environmental quality of the neighborhood.

(e) Encourage public safety for citizens of the neighborhood through building and site desiqn,

(f) Design homes that feature living space as the dominant feature of the street elevation.

Assist applicants and decision-makers reviewing development applications.
{h) Comply with RCDG 200.40.10-010. Design Standards — Purpose and [ntent.

(2) Applicability.
a} The neighborhood residential design standards ly t¢ applications for new attached and

detached single-family development, and expansions to single-family attached and detached
dwellings in the Grass Lawn Neighborhood. (See Grass Lawn Neighborhiood Map at the end of

this section)

(b} All applications for residential development after the effective date of the 2004 Grass L awn
Neighborhood Plan update which result in a building permit for construction of a new single-famijly
detached or aftached dwelling unit or expansion to a single-famil detached or attached dwellin
unit, unfess otherwise exempted by this chapter. shall comply with the intent statements and
design criteria as provided in this section and RCDG 20D.40.10-020 {2)(d), {e} and {f}, Compliance
with the Design Standards, Dwellings built prior to adoption of these regulations are not

considered nenconforming dwellings.
{3} Administration.

{b) Administrative Approval. The Code Administrator shall decide compliance with the design

standards. The Design Review Board may become involved in advising the Code Administrator in
deciding compliance with the design standards. in no instance shall the Design Review Board act

as an appeliant body,
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¢) Approval Timing. Compliance with the design standards shall be decided prior to issuance of
applicable building permits. (Qrd. 2126; Ord. 1901}

20C.70.25-050 Residential Architectural and Site Design Standards
(1) Purpose,

(2} To establish criteria for design review of new or expanded single-family attached and detached
dwelling units in the Grass Lawn Neighborhood per RCDG. 20C.70.25-040

(2) Variety and Visual interest in Building and Site Design.
{a)_Intent.

(i} Character Compatibility, Establish building and site design that promotes variety and visual
interest that is compatible with the character of the surrounding neighborhood.

(i) Variety in Building and Site Design. Prevent the repetitive use of the same combination of

building styies, features and site design elements within residential developments and
between adjacent dwellings.

{b) Design Criteria,

(i) Variety and Visual Interest. Provide variety and visual interegt by using various combinations of

building elements, features, and {reatments and variation in site design elements in a manner
that is compatible with the character of the surrounding neighborhood. Examples of building

elements, features and treatments and site design elements that provide variety and visual

interest when used in various combinations inglude, but are not limited tg, the following {see

Figure 1):

(A) Porches and patios,

(B) Varying roof shapes or gables between adjacent structures.,
(C) Windows with visible trim and mullions.

{D} Roof brackets,

{(E} Dormers.

{F)} Fascia boards.

(G) Bay windows.

(H) Entry enhancement such as a well detailed door (multi-panel or glass insert), window

adjacent to front door, or roof extension.
(1} Trellis.
{J} Modulation.

(K) Chimney (shown on the exterior of the house).
(L} Variation in roof or building colors and materials, such as brick, stone or other masgnry as

accents.

M) Variation in_housing type and size,
N} Other building elements, treatments, features, or site designs approved by the Code

Administrator that provide variety and visual interest,
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(i) Variety in Building Design, The same combination of building elements, features and
freatments shall not be repeated for more than 20 percent of the total dwelling units in a
residential development. Dwellings with the same combination of features and treatments shali
not be located adiacent to each other. For example, each dwelling in a five-lot subdivision
could include g porch provided building elements such as the details of the porch. roof sha e

or color, building color or materials, or building accents were varied to achieve visual interest.

short subdivisions of less than five lots shall not repeat the same combination. (See Figure 1}

(iii} Variety in Site Design. Variation in site design shall be achieved through the use of various
site planning methods and technigues. Also use various site planning methods and techniques

to provide variation in dwellings located on a site perimeter when visible from public sireets or
t are not

park areas. Examples ¢f technigues to provide variety in site desian include
limited to:

(A} Variation in lot sizes or orientation.
(B) Varigtion in sethacks,

C) Variation in dwelling unit size or type among adiacent or nearby structures along a strest.

D} Variation in type of driveway (shared driveway or not shared).
{E) Alleys. (See Figure 2)
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(F) Other site design features approved by the Code Administrator that provide variety and
visual interest.

(iv) Exemptions. The following are exempt from RCDG 20C . 70.25-050(2)

(A) Expansions to single-family homes that involve an addition of 50 percent or less of the

existing gross floor area are exempt from RCDG 2C.70.25-050(2){b (i), Variety and
Visual Interest.

(B) Expansions to single-family homes are exempt from RCDG 20C.70.50-050(2) (bYii),
Variety in Building Design and RCDG 2C.70.25-060(2)(b)(iii}, Variety in Site Design.

Figure 2: Benefits of alley access
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(3) Building Orientation.

(a} Intent, Provide active streetscapes that promote a more walkable and enjoyable neighborhood
experience for residents. Require dwelling. site, and streetscape design to incorporate features
that bring the primary living area of the dwelling toward the street. (See Figure 3}

(b} Design Criteria.

() For structures jocated on properties facing an arterial, main living areas may be located toward
the rear of the property for noise attenuation, as approved by the Code Administrator.

(i), Garage Placement.

A) Except for properties located on arterials arages shall not be the dominant feature as
viewed from the street.

(B) Garages facing the front street shall be set back a minimum of five feet from the sireet

elevation of the dwelling, or otherwise desi ned and placed in a manner that meets the
intent of this section, sych as recessin under g second story or a_projecting roofline. or
other treatment(s). The front street elevation of a side-loaded garage shall have a
minimum of one opening {i.e,, window or door). Garages that face another direction, i.e.
side- and alley-loaded garages are exempt from the five-foot sethack reguirement.
iii} Garage Doors. In order meet the int nt of this section, garage doors facing the front street
shall incor te design features such as, but not limited t windows, muiltiple garadge doors
(for example, one door per parking stall) or other architectural treatments that reduce the

apparent mass of the garage door surface(s}.

(iv} Transition Area. Provide a minimum 80-square-foot area in the front vard that is oriented

toward the front street and includes a porch minimum dimension eight feet on all sides atio

deck, garden with entry, walkway with arbor, or other feature(s) that meets the intent of this
section,

(v) Alleys. There is a four-foot vard setback for garages that are accessible from an alley. For the
burpose of providing visual appeal and interest. when an alley is adiacent to a rear vard. vard

landscaping shall extend to the edge of the alley or a landscape strip between the alley and
the fence shall be provided.

{vi) Other Methods, The Code Administrator ma
this section.

y approve other methods that meet the intent of
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Fiqure 3: Buikitag Orientation. Thre¢ options for providing Weing space ordented towasd the shreet

Ganden with ety

(vii) Exemptions. Expansions to single-family dwelling units are exempt from this section except for
the following:

A) When an expansion is greater than 50 percent of the existing aross floor area of the
dwelling unit and the expansion does not include a garage. subsection (3)b(iii) of this

section, Transition Area, applies.
B} When an expansion is greater than 50 percent of the existing aross floor area of the

dwelling unit and includes a garage. subsection (3] of this section, Building Orientation,

applies.

{C) When the expansion consists of a garage only, or a garage with an expansion that is fess
than 50 percent of the existing gross floor area, subsection {2)(b)(i} of this section, Garage

Placement, and subsection (3)(b)(ii) of this section, Garaqe Doors, apply.
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(4} Building Character, Proportionality and Massing.
{a) Intent.

(i} Lot/Structure Proportionality. Lot coverage requirements help to maintain a consistent and
compatible land use pattern. The primary land use pattern in the Grass Lawn Neighborhood
is dwellings that appear proportional to their ot size. New or expanded dwellings that do not
appear oversized for their lot are proportional to their ot size and are compatible with the

neighborhood. {See Fiqure 4.)

. arent size of large residential infill buildings
and expansions to existing single family homes that add 25 percent or more of the gross floor
area to minimize significant impacts on adjacent residents {such as the loss of light and
privacy), and give them more visual interest through the use of design !echnigues. The
a2pplication of design techniques shall promote compatibility with the surrounding
neighborhood while maintaining variety and visual interest in building design and avoiding
designs that present a bulky and massive appearance.

{b) Design Criteria.

(i} Maximum Lot Coverage for Structyres. The maximum lot coverage for structures shall be as
described in Section 20C.30.25-140 Site Requirements Chart and Flexibility.

(i) Lot Coverage for Cottages. Lot coverage for cottages is provided in RCDG 20C.30.52, Cottage
Housing Developments.

Figure 4: Single-tam iy dweBings that are propostional
tor their Iof sioe
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(iii} Moduiation and Articulation. Use modulation and articulation in a clear rhythm to reduce the
perceived size of large infill residentjal buildinas and expansions to existing single-family
dwellings that add 25 percent or more of the gross floor area. The use of these technigues
shall be varied between adiacent bujldings. (See Figure 5)

(A) Articulation is the giving of emphasis to architectural elements (like windows, balconies,
entries, etc.), that create a complimentary pattern or rhythm, dividing the large buildings

into smaller identifiable pieces.

{B) Modulation is a measured and proportioned inflection in a building's face. Together
articulation, modulation and their interval create a sense of scale important to residential
buildings.

{iv) Consideration of Site Conditions. Buildings should step down or terrace down a hillside for the
purpose of fitting into the topography. (See Figure 6)

{v) Building Separation. Minimum building separation shall be as described in Section 20.C.30.25-
140 Site Reguirements Chart and Flexibility. Minimum building separation for cottages is
provided in RCDG 20C.30.52, Cottage Housing Developments.

Figure 5:

Modukiion of principal buBding fesde sdds
uterest 1o ¢ kong ¥nikling
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Figwre 6 Conskderation of she condithouts

Bulldings stey down or terrace down s Lkt side
hvs Niting o the topography

(vi} The Code Administrator may approve other methods that achieve the intent of design criteria

Consideration of Site Conditions,

20D.30.10 Affordable Housing.
20D.30.10-010 Purpose.

The purpose of this section is to:

(1) Implement through regulations the responsibility of the City under State law to provide for housing
opportunities for all economic segments of the community.

(2) Help address the shortage of housing in the City for persons of low- and moderate-income, helping to
provide opportunities for low- and moderate-income persons who work in the City to live here, rather
than in locations distant from employment that contribute to increased length and number of vehicle
trips.

(3) Help assure an adequate affordable housing supply in the City by offsetting the pressure on housing
costs resulting from high job growth and construction of high-end housing.

(4) Preserve land for affordable housing as the City continues to grow.

{5} Promote development of housing that would not otherwise be built in the City. (Ord. 21286; Ord. 1758.
Formerly 20C.20.016)

20D.30.10-020 General.

This section applies to: (1) all new senior housing developments and congregate care senior dwelling
units, not including nursing homes; (2) all new dwelling units within the City Center Neighborhood, and (3)
all new single-family attached and detached dwelling units within the Willows/Rose Hill Neighborhood gnd
within the Grass Lawn Neighborhood. In areas where density limitation is expressed as a floor area ratio
(FAR), density bonuses will be calculated as an equivalent FAR bonus.
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{1) Affordable Housing. At least 10 percent of the units in new housing developments of 10 units or
greater must be affordable units. At least one bonus market rate unit is perrnitted for each affordable
unit provided, up to 15 percent above the maximum allowed density permitted on the site. For
example, if the maximum allowed density for the site is 20 units per acre, the density bonus shall not
exceed three units per acre, yielding a total allowed density, with bonus, of 23 units per acre, or, 20
units x 15 percent = 23 units. The bonuses granted under this provision are in addition to any
bonuses granted for senior housing under RCDG 20D.30.1 5, Affordable Senior Housing Bonus.

(2) Affordable Housing — Low Cost Units. Each low cost affordable unit provided counts as two affordable
units for the purpose of satisfying the affordable unit requirement under subsection (1). For purposes
of computing bonus market rate units under subsection (1) of this section, two bonus market rate
units are permitted for each low cost affordable unit provided, up to 20 percent above the maximum
density permitted on the site.

(3) Affordable Housing Cailculation. The number of required affordable housing units is determined by
rounding fractional numbers up to the nearest whole number from 0.5. The project proponent may
propose to provide alternative payments for fractional portions of units, as provided for in RCDG
20D.30.10-020({2)({b).

(4} Housing Construction Timing. Affordable home construction shall be concurrent with construction of
market rate dwelling units unless the requirements of this section are met through RCDG 20D.30.10,
Alternative Compliance Methods.

(5} Duration. An agreement in a form approved by the City must be recorded with the King County
Department of Records and Elections to stipulate conditions under which required affordable housing
units will remain as affordable housing for the life of the development. This agreement shall be a
covenant running with the land, binding on the assigns, heirs, and successors of the applicant. Prior
to the issuance of any building permit, the owner shall sign any necessary agreements with the City
to implement these requirements. The City may agree, at its sole discretion, to subordinate any
affordable housing regulatory agreement for the purpose of enabling the owner to obtain financing for
development of the property, consistent with any applicable provision of the Community Development
Guide in effect at the time of the issuance of the development permit(s).

(6) City Center Neighborhood. The definitions of and requirements for affordable housing for projects in
the City Center neighborhood shall be as provided in the following table. This subsection shall apply
to those projects which meet the affordability requirements on-site or off-site, but within the
boundaries of the City Center neighborhood, but shall not apply to those projects which elect to use
an alternate payment method as authorized in subsection (2)(b) of this section.

The affordable housing requirements for projects vested on or after the effective date of the ordinance
codified in this section must be targeted for households whose incomes do not exceed the following:

Number of Total Units Median Income Level
First 250 units  Inclusionary requirements optional
Second 250 units 90 percent of median income
All subsequent units 80 percent of median income

Number of Total Units shall mean the total number of housing units (affordable and otherwise)
permitted to be constructed within the City Center neighborhood and to which this subsection shall
apply. In establishing an affordable rent or sales price, Median Income Level shali be adjusted for
household size, as determined by the United States Department of Housing and Urban Development
for the Seattle MSA, and shall assure that no more than 30 percent of household income is used for
housing expenses.
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(7) Supplemental Requirements: Willows/Rose Hiil Neighborhood.

{a) Calculation of Affordable Housing Requirement. The required number of affordable tousing units
shall be calculated as a minimum of 10 percent of the greater of: (i) proposed dwelling units on the
site, excluding cottage housing density bonus or other bonuses, or (i} net buildable area multiplied
by the site’s allowed or “zoned” density.

(b) Development of a Size-Limited Dwelling as Defined by RCDG 20A.20.190. A duplex unit, or
cottage as defined by RCDG 20A.20.030 may be used to meet affordability requirements as
prescribed in RCDG 20D.30.10-020,

(c) Demonstration Project. As provided for in N-WR-E-7, the allowed density shall be seven units per
acre for a demonstration project in which at least 20 percent of the total dwelling units are
affordable as defined by RCDG 20A.20.010. Other bonuses allowed by the RCDG may be used in
addition to this bonus.

(d} Design Standards. Affordable dwelling units shall meet neighborhood design standards contained
in RCDG 20C.70.50-040 and 20C.70.50-050 and be compatible with the exterior appearance of
nearby market-rate dwellings.

(e) Alternative Compliance Methods. In addition to meeting the provisions in RCDG 20D.30.10-030, a
project proponent who proposes off-site location of affordable housing units shali locate the
dwellings within the Willows/Rose Hill Neighborhood unless there is no feasible site. If no site in
the neighborhood is feasible, the preferred alternative compliance method is construction of
affordable housing elsewhere in the City (method 2b}). (Ord. 2126; Ord. 2115; Ord. 1756. Formerily
20C.20.016)

20D.30.10-030 Alternative Compliance Methods.

(1) General. The Technical Committee may approve a request for satisfying all or part of the affordable
housing requirements with alternative compliance methods proposed by the applicant, if they mest
the intent of this affordable housing section.

(2) Alternatives. The project proponent may propose one or more of the following alternatives, and must
demonstrate that any alternative compliance method achieves a result equal to or better than
providing affordable housing on-site. Housing units provided through the alternative compliance
method must be based on providing the same type of units as the units in the project which gives rise
to the requirement.

(a) Affordable housing units may be provided off-site provided the location chosen does not lead to
undue concentration of affordable housing in any particular area of the City and the site is within
close proximity to employment opportunities and transit services,

(b) Cash payments in-lieu of providing actual housing units may be provided. The formula for
alternative payments will be established by an administrative order. The payment obligation will he
established at the time of issuance of building permits or preliminary plat approval for the project.

(c) The Technical Committee will consider other options for satisfying the affordable housing
requirements, as proposed by the project proponent. (Ord. 2126; Ord. 1756. Formerly 20C.20.018)
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